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FINDINGS
ENTITLEMENT FINDINGS

Zone and Height District Change Findings

1. Pursuant to Section 12.32.C.7 of the Los Angeles Municipal Code, the
recommended zone and height district change is deemed consistent with the
General Plan and is in conformity with the public necessity, convenience, general
welfare and good zoning practice.

Consistency with the General Plan

The Project Site is located within the Hollywood Community Plan area. The Project Site has a
Regional Center Commercial General Plan Land Use designation with the corresponding zones
of C4-2D-SN (Commercial Zone, Height District 2 with Development Limitation, Hollywood
Signage Supplemental Use District), C4-2D (Commercial Zone, Height District 2 with
Development Limitation), and C2-1XL (Commercial Zone, Height District 1XL). The C2 and C4
Zones allow for a wide variety of land uses, including retail stores, offices, restaurants, theaters,
hotels, broadcasting studios, parking buildings, parks, and playgrounds. These zones also
permit any land use permitted in the R4 zone, including multiple residential uses. Height District
2 allows a 6:1 FAR in the Project Site’s C4-zoned portions with no height or story limit, however,
the D Limitation restricts FAR to 2:1, established by Ordinance 165,661. The D Limitation does
not impose any height limits on the Project Site. Height District Number 1XL allows a 1.5:1 FAR
in the Project Site’s C2-zoned portions with a 30-foot and two-story height limit.

Pursuant to LAMC Sections 12.32F, the Project Applicant has requested a Zone and Height
District Change from Height District No. 1XL and 2D to Height District No. 2 with a new
Development (D) Limitation, which would permit a Floor Area Ratio (FAR) of 6:1. The Project is
conditioned to allow the 6:1 FAR averaged across the entire site that includes lots on either side
of the alley with height limits for each lot listed in the D-Limitation contingent on a covenant
being provided to the City that guarantees the development is a unified development. The 6:1
FAR would be appropriate and beneficial for a commercial project with office and restaurant
uses in the area, while compatible with existing surrounding uses and projected future growth of
Hollywood. The Height District Change would also allow existing 1XL portions of the Property to
be developed without a height limit consistent with the balance of the Property.

The requested actions for the Zone and Height District Change would allow for the construction,
operation, and maintenance of the Project, which is consistent with the General Plan and is
beneficial in terms of public necessity, convenience, general welfare, and good zoning practice.
The Project is an appropriate mix of uses and intensity for this location as it is partially located
within the Hollywood Regional District. The Property is also located in a prime location in
Hollywood adjacent to other offices, production studios, and commercial corridors that connect
various offices for major and local technology and media production companies.

The Project would be made up of various types of commercial uses with the existing retail,
office, and surface parking lots uses to be demolished and redeveloped into a 15-story
commercial office building with ground floor restaurant uses. The ground floor commercial
space would consist of approximately 12,000 square feet of restaurant uses, that includes
additional approximately 1,800 square feet of ground floor outdoor dining areas. The
commercial office use consists of approximately 431,000 square feet dedicated for the
commercial office use and common areas. In total, the Project would provide 443,418 square
feet of commercial office and restaurant space. The Project’s ground floor would also provide
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space that could be programmed by the tenants for use by pedestrians, tenants, and patrons for
outdoor dining and ease of travel including secure bicycle parking. Furthermore, the Project
would provide amenities for tenants of the commercial building and quasi-public space in the
form of added street furniture and partially landscaped outdoor terraces to take advantage of the
building’s views of the City.

The Project would include sufficient automobile and bicycle parking for each of the uses on the
Property. In total, the Project would provide 1,179 automobile parking spaces for its restaurant
and office uses that would be located on the three subterranean, one at-grade, a mezzanine,
and two above-grade levels, which complies with and exceeds minimum code requirements.
Additionally, the above ground parking is designed and conditioned to be fully convertible to
other uses.

Bicycle parking for all uses would be located in the ground floor garage and convenient to the
various ground floor uses. In total, the Project would provide 141 bicycle parking spaces that
would consist of 92 long term and 49 short term spaces. The Project includes support
infrastructure for active transportation modes such as bicycle parking with a bicycle
maintenance facility located near the bike storage area, with showers and lockers in the parking
garage. The location for bike storage provides secure parking and storage equipment in well-lit
areas and is conveniently accessible to the commercial components they serve.

The Los Angeles General Plan sets forth goals, objectives and programs that guide both
Citywide and community specific land use policies. The General Plan is comprised of a range of
State-mandated elements, including, Land Use, Mobility (Transportation), Noise, Safety, and
Housing. The City’s Land Use Element is divided into 35 community plans that establish
parameters for land use decisions within those sub-areas of the City.

The Project would be in compliance with the following Elements of the General Plan:
Framework Element Land Use, Urban Form and Neighborhood Design, and Economic
Development; Mobility Element chapters; Health and Wellness Element; Air Quality Element;
and the Land Use Element — Hollywood Community Plan.

Framework Element

The Los Angeles General Plan sets forth goals, objectives, and programs that guide both
Citywide and community specific land use policies. The General Plan is comprised of a range of
State-mandated elements including, but not Ilimited to, Land Use, Housing,
Transportation/Mobility, Noise, and Safety. The City’s Land Use Element is divided into 35
community plans that establish parameters for land use decisions. The proposed Height District
Change changes the Property’s Height Districts from No. 2D and 1XL to 2. The Property is not
in a specific plan area. The Project is also in conformance with purpose and intent of the various
elements of the General Plan, including the Framework Element that sets forth a strategy for
long-range growth and development providing a context for updates to community plans and
citywide elements. Many of the Project’s characteristics are in line within the objectives from the
various chapters of the Framework Element outlined below.

Chapter 3: Land Use

Objective 3.1: Accommodate a diversity of uses that support the needs of the City’s
existing and future residents, businesses, and visitors.

Objective 3.2: To provide for the spatial distribution of development that promotes an
improved quality of life by facilitating a reduction of vehicle trips, vehicle miles traveled,
and air pollution.
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Objective 3.4: Encourage new multi-family, retail commercial, and office development in
the City’s neighborhood districts, community, regional, and downtown centers as well as
along primary transit corridors/boulevards, while at the same time conserving existing
neighborhoods and related districts.

Goal 3J: Industrial growth that provides job opportunities for the City’s residents and
maintains the City’s fiscal viability.

Objective 3.14: Provide land and supporting services for the retention of existing and
attraction of new industries.

Policy 3.14.2: Provide flexible zoning to facilitate the clustering of industries and
supporting  uses, thereby establishing viable "themed" sectors (e.g.,
movie/television/media production, set design, reproductions, etc.)

The Project’s mix of uses would reduce trips by concentrating office-related uses with restaurant
uses and would also locate new jobs near the significant increase of residential uses planned
within its immediate surroundings in Hollywood. As a result, the Project would accommodate a
diversity of uses that support the needs of the City’s existing and future residents, businesses,
and visitors. The Project is also consistent with the type of developments the City encourages
as it places new development in a Regional Center while preserving the surrounding
neighborhoods. The Project’s proposal is consistent with the description of a Regional Center,
described in the Framework Element as a focal point of regional commerce, identity and activity
and containing a diversity of uses such as corporate and professional offices, residential, retail
commercial malls, major entertainment and cultural facilities and supporting services, with a
general the range of floor area ratios from 1.5:1 to 6.0:1. Some will only be commercially
oriented; others will contain a mix of residential and commercial uses. Generally, Regional
Centers are characterized by 6- to 20-stories (or higher). Regional Centers are usually major
transportation hubs. The 431,032 square feet of new office space, at 15 stories, and a FAR of
6:1, is consistent with its location in a Regional Center and will provide job opportunities for the
City’s residents, which would maintain the City’s fiscal viability.

The Project also includes bicycle parking facilities for patrons and tenants conveniently located
on the ground floor. Patron and tenant are less likely to drive or drive less as the Project would
include a range of uses, have neighborhood resources located within the building or nearby,
and provide employment opportunities within a growing employment center near mass transit
and increased housing production. Through the Project design, tenants are also encouraged to
engage in active transportation modes rather than vehicular trips. Further, the Project is well-
designed so that the ground floor commercial is pedestrian-oriented and aesthetically pleasing,
while blending well with the office developments of the surrounding properties.

The commercial ground floor space is designed to attract and increase pedestrian activity along
the Sunset Boulevard frontage, which would activate the street and attract pedestrian interest.
The commercial uses would be neighborhood-serving restaurant uses to benefit nearby
residents and office tenants. Interest at the street level is created by providing pedestrian-
oriented commercial uses and a landscaped streetscape along the Sunset Boulevard frontage.

As such, the Project will preserve commercial land within a Regional Commercial area by
bringing a mix of services to an infill site well served by transit. The Project would provide over
440,000 square feet of new office and restaurant space on a site located within a Regional
Center and along a primary transit corridor, in furtherance of Objective 3.4. Therefore, the
Project is consistent with the applicable goals, objectives, and policies in the Land Use Chapter
of the Framework Element.
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Chapter 5: Urban Form and Neighborhood Design

Objective 5.5: Enhance the livability of all neighborhoods by upgrading the quality of
development and improving the quality of the public realm.

Objective 5.9: Encourage proper design and effective use of the built environment to
help increase personal safety at all times of the day.

Policy 5.9.1: Facilitate observation and natural surveillance through improved
development standards which provide for common areas, adequate lighting, clear
definition of outdoor spaces, attractive fencing, use of landscaping as a natural
barrier, secure storage areas, good visual connections between residential,
commercial, or public environments and grouping activity functions such as child
care or recreation areas.

Policy 5.9.2: Encourage mixed-use development which provides for activity and
natural surveillance after commercial business hours through the development of
ground floor retail uses and sidewalk cafes.

The Project proposes to be constructed as a high-quality office building that incorporates design
elements reminiscent of the media production studios while providing a new contemporary glass
facade structure with various repeating rectangle forms, creating a distinctive character. The
Project would include many design elements that contribute to the neighborhood’s commercial
environment and be supportive of pedestrian circulation. Consistent with the urban context, the
Project has been designed to be pedestrian-oriented with ground floor commercial uses along
the Sunset Boulevard frontage extending south along Wilcox Avenue. The approximately
12,386 square feet of new ground floor commercial uses would consist of restaurant uses, each
with its own entrance directly from the street. The Sunset Boulevard frontage would include
outdoor dining opportunities for patrons of the restaurant, as well as a landscaped streetscape.
The design of the ground floor articulation and the partially landscaped terraces support the
City’s intent to increase the area and quality of open spaces in this park-scarce urban area of
Los Angeles. The Project includes many design elements that would improve the public
environment and also extend its terraces as quasi-public space that would also contribute to a
more comfortable, safe, and pleasant pedestrian atmosphere. These Project elements would
serve to enhance the livability the of the surrounding neighborhood and improve the quality of
the public realm. Furthermore, having tenants and patrons on-site throughout the day and
evening would act as natural surveillance for the surrounding neighborhood in addition to the
security measures such as adequate lighting and clear definition of spaces. These project
design features would put eyes on the street.

Thus, the Project would be consistent with the Urban Form and Neighborhood Design Chapter
of the Framework Element.

Chapter 7: Economic Development

Objective 7.2: Establish a balance of land uses that provides for commercial and
industrial development which meets the needs of local residents, sustains economic
growth, and assures maximum feasible environmental quality.

Policy 7.2.2 Concentrate commercial development entitlements in areas
best able to support them, including community and regional centers,
transit stations, and mixed-use corridors. This concentration prevents
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commercial development from encroaching on existing residential
neighborhoods.

The Project is an appropriate mix of commercial uses and intensity for this location as it is
located within an existing and growing creative office and innovation hub of the Hollywood
Regional Center, which would support the economic development of the community, the greater
Hollywood area, and its residents and tenants. The variety of uses of the Project contribute to
the growing creative office and innovation hub with ground floor space to provide neighborhood
resources to the community. The Project is supportive of active transportation modes as it has a
pedestrian-oriented design, provides bicycle parking, and its proximity to a growing residential
community and Metro stations.

The Project will bring commercial uses that would sustain economic growth and a robust
commercial base in an area where similar uses currently exist and is developing an infill site in
proximity to existing activity centers and transit. The Project’s substantial amount of commercial
space is proposed in an appropriate location and would thus sustain economic growth and
development while assuring maximum feasible environmental quality. Thus, the Project is
consistent with the applicable goals, objectives, and policies of the Economic Development
Chapter of the Framework Element.

Mobility Plan 2035

The Mobility Plan 2035 includes goals that define the City’s high-level mobility priorities. The
Mobility Element sets forth objectives and policies to establish a citywide strategy to achieve
long-term mobility and accessibility within the City of Los Angeles. The Project would be in
conformance with following goals of the Mobility Element as described below.

Policy 2.3: Recognize walking as a component of every trip, and ensure high quality
pedestrian access in all site planning and public right-of-way modifications to provide a
safe and comfortable walking environment.

Policy 2.6: Provide safe, convenient, and comfortable local and regional bicycling
facilities for people of all types and abilities.

Policy 2.10: Facilitate the provision of adequate on and off-street loading areas.

Policy 2.17: Carefully consider the overall implications (costs, character, safety, travel,
infrastructure, environment) of widening a street before requiring the widening, even
when the existing right of way does not include a curb and gutter or the resulting
roadway would be less than the standard dimension.

Policy 3.8: Provide bicyclists with convenient, secure, and well-maintained bicycle
parking facilities.

The Project has considered and will provide access for all modes of travel, including for
pedestrians, bicyclists, and transit users. The Project Site is located approximately 0.35 miles
from the Metro B (Red) Line Hollywood and Vine Station and 0.5 miles from the Hollywood and
Highland Station. In addition, bus transit access is provided along a number of Los Angeles
County Metropolitan Transit Authority (Metro) and LADOT bus routes, with multiple stops
located within 0.25 miles of the Project Site. The development of the Project advances the
above-referenced policies by promoting ground floor pedestrian activity and circulation while
providing sufficient and safe facilities for bicyclists. The Project has been designed so that the
ground floor is well articulated with landscaped streetscapes, which activates the street level
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and is aesthetically pleasing and inviting for guests and tenants that commute by foot. There are
multiple entrances to the various commercial components of the Property that are safe and
accessible to pedestrians. Similarly, employees, tenants, and patrons that bike are conveniently
access various parts of the Project with safe, well-lit, and convenient bicycle parking options
located on-site in the Project’s parking garage. Therefore, the Project is supportive of active
transportation modes, such as walking and bicycling. The architecture of the ground floor
commercial component is well articulated with much of the commercial space located along the
property line along the Sunset Boulevard frontage.

The Project includes an on-site loading area that is accessed from Cole Place. The loading
zone is for loading and trash operation. The loading area is screened from the street view by
facade elements such as concrete and frosted glass to minimize the pedestrian experience. As
such the loading area is designed to promote public safety and to prevent an unsightly or barren
appearance and lighting is provided to promoted public safety.

The Project’s design, including ground floor treatment, would encourage daytime and nighttime
pedestrian activity along Sunset Boulevard within a traditionally commercial district through
pedestrian friendly design, which would also further the following policies:

Policy 3.1: Recognize all modes of travel, including pedestrian, bicycle, transit, and
vehicular modes — including goods movement — as integral components of the City’s
transportation system

Policy 3.3: Promote equitable land use decisions that result in fewer vehicle trips by
providing greater proximity and access to jobs, destinations, and other neighborhood
services

Policy 3.8: Provide bicyclists with convenient, secure, and well-maintained bicycle
parking facilities.

The Project’s design, including ground floor treatment, would encourage daytime and nighttime
pedestrian activity along Sunset Boulevard within a traditionally commercial district through
pedestrian friendly design. The Project is consistent with the applicable policies of the Mobility
Plan as it is located within walking distance of high-quality transit options, includes ample
bicycle parking and facilities, and improves the pedestrian experience. Thus, the services and
commercial uses which the Project will provide will be more accessible to those without
automobiles and encourage those with cars to use other modes of transit which reduces vehicle
trips, vehicle miles traveled, greenhouse gases, and air pollution.

Additionally, the Project’s proximity to nearby residential and commercial uses would reduce
vehicular trips to and from the Project, vehicle miles traveled, and improve air pollution. The
Project would provide code-required bicycle parking supporting “first mile, last mile solutions,”
enabling tenants and guests improved access to the Project, while progressing the following
policies:

Policy 5.1: Encourage the development of a sustainable transportation system that
promotes environmental and public health;

Policy 5.2: Support ways to reduce vehicle miles traveled (VMT) per capita; and

Policy 5.4: Continue to encourage the adoption of low and zero emission fuel sources,
new mobility technologies, and supporting infrastructure.
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Health and Wellness Element and Air Quality Element

Adopted in March 2015 with a technical update in 2021, the Plan for a Healthy Los Angeles lays
the foundation to create healthier communities for all Angelenos. As the Health and Wellness
Element of the General Plan, it provides high-level policy vision, along with measurable
objectives and implementation programs, to elevate health as a priority for the City’s future
growth and development. Through a new focus on public health from the perspective of the built
environment and City services, the City of Los Angeles will strive to achieve better health and
social equity through its programs, policies, plans, budgeting, and community engagement. The
proposed project is consistent with the following goals, objectives, and policies:

Health and Wellness Element

Policy 2.2. Healthy Building design and construction. Promote a healthy built
environment by encouraging the design and rehabilitation of buildings and sites for
healthy living and working conditions, including promoting enhanced pedestrian-oriented
circulation, lighting, attractive and open stairs, healthy building materials and universal
accessibility using existing tools, practices, and programs.

Policy 5.1: Reduce air pollution from stationary and mobile sources; protect human
health and welfare and promote improved respiratory health.

Policy 5.7: Promote land use policies that reduce per capita greenhouse gas emissions,
result in improved air quality and decreased air pollution, especially for children, seniors
and other susceptible to respiratory diseases.

Air Quality Element

Policy 4.2.3: Ensure that new development is compatible with pedestrians, bicycles,
transit, and alternative fuel vehicles.

Policy 5.1.2: Effect a reduction in energy consumption and shift to non-polluting sources
of energy in its buildings and operations

The Project would develop office and commercial uses to be located just 0.35 miles from the
Metro B (Red) Line Hollywood and Vine Station and 0.5 miles from the Hollywood and Highland
Station, as well as various bus routes, connecting the Project Site to other regional and local
destinations as well as employment centers and retail services. Future tenants, employees, and
patrons of the Project, as well as people who already live and work in the area, would be able to
take advantage of the Project’s mix of uses located within proximity to transit to serve their daily
needs.

The pedestrian experience is enhanced through upgrades to sidewalks, bicycle parking, building
lighting around the Project Site, retention of and/or planting of street trees and landscaping. The
ground level streetscape includes landscaping and seating for the potential outdoor dining area
that would be located along Sunset Boulevard. The restaurant space on the ground floor of the
proposed building would be visible through clear windows and doors to create an inviting and
accessible area from the sidewalk. The commercial spaces along Sunset Boulevard and the
office lobby entrance on Wilcox Avenue would improve the streets frontage and character as
compared to existing conditions.

The development will be sited on a commercially zoned property within a designated Regional
Commercial area in an area well-served by transit. Thereby, the services would be more easily
accessible to those without automobiles and would encourage the use of other modes of transit
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which reduces vehicle trips, vehicle miles traveled, and air pollution. Numerous transit options in
the vicinity would encourage tenants, employees, and patrons to use public transportation or
walk. As stated above, the Project also provides ample bicycle parking and shower amenities
on-site, thereby reducing air pollution and greenhouse gas emissions that would otherwise be
caused by vehicle trips. The Project would comply with applicable provisions of the CALGreen
Code and the Los Angeles Green Building Code, which will serve to reduce the Project’s energy
usage. In addition, as conditioned, the Project would provide electric vehicle charging spaces
and stations in compliance with the regulations outlined in Chapter IX, Article 9, LAMC Sections
99.04.106 and 99.05.106.

The Project's energy efficiency features and location near major transit facilities, which
designates it in a Transit Priority Area could help reduce the energy and emission footprint of
the Project and the per capita greenhouse gas emissions of the employees and visitors from
private automobile travel. As shown on Exhibit A, the solar-panel roof space and EV-parking are
also good zoning practices because they provide a convenient service amenity to the
employees or visitors who utilize electricity on site for other functions. As such, the Project
provides service amenities and building features to improve the health and air quality for current
and future users of the Site. Therefore, the Project would promote a healthy built environment,
encourage healthy living and working conditions, reduce air pollution, and promote land use
policies that reduce per capita greenhouse gas emissions.

Land Use Element — Hollywood Community Plan

The requested action for a Zone and Height District Change to Height District No. 2 and the
intended Project are in conformance with the following objectives and policies of the Hollywood
Community Plan:

Objective 1: To coordinate the development of Hollywood with that of other parts of the
City of Los Angeles and the metropolitan area. To further the development of Hollywood
as a major center of population, employment, retail services, and entertainment; and, to
perpetuate its image as the international center of the motion picture industry.

The Project would require a Zone and Height District Change to Height District No. 2 to allow
development of the Project. The Project Site is designated for Regional Center Commercial land
uses and is compatible in height and scale to other buildings throughout the Hollywood Regional
Center. The Project is reminiscent of the area’s predominantly office uses and has included
ground floor restaurant uses and landscaped open space areas for an activated pedestrian
experience. The Property would be redeveloped from its current low intensity use of retail
spaces, office, and surface parking lots into a new mid-rise commercial office building that
would contribute to the creative office and innovative hub within the Hollywood Regional Center
Commercial area. The Project’s new office space and ground floor restaurant uses, proximity to
Hollywood resources, transit, increased housing development, and employment centers would
reduce employees commute time and contributes to the development of the area as a center of
employment, retail services and entertainment.

Objective 4(a): Allocating and distributing commercial lands for retail, service, and office
facilities in quantities and patterns based on accepted planning principles and standards.

Objective 4(b): To promote economic well-being and public convenience through
designating land for industrial development that can be so used without detriment to
adjacent uses of other types, and imposing restrictions on the types and intensities of
industrial uses as are necessary to this purpose.

Objective 4(c): Encouraging the revitalization of the motion picture industry.
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The Hollywood Regional Center and Hollywood in general have been seen increased interest
from businesses and individuals seeking creative spaces, modern offices, restaurants, and bars,
all of which has reinforced Hollywood as the center for media production. The area has had an
increase in project applications that has transformed many properties to high rise office and
mixed-use towers, consistent with the goals of the Hollywood Community Plan and General
Plan Framework. As a result, these projects support and compliment neighborhood commercial
uses that when all combined, provide jobs near housing to reduce greenhouse gas emissions
and vehicle miles traveled. The new construction of modern office space in recent years in
Hollywood has attracted a variety of commercial uses such as creative offices, incubator
spaces, and emerging innovation hubs. The Project will also provide new, high quality office
space for creative and innovative businesses. Additionally, the Project’s design is consistent
with existing and proposed surrounding developments in a way that allows the Project to sit
comfortably within its surrounding neighbors. The Project would be comparable in size to both
existing buildings, such as the CNN Tower, as well as proposed new projects near the Site.

The Project encourages the revitalization of the motion picture industry as it provides potential
office space for tech, media, and other creative companies. Moreover, with the definition of an
office evolving due to COVID-19, an office that prioritizes open spaces and tenant amenities,
including landscaped open terraces such as the Project, will aid in creating an environment for
tenants and their employees to thrive. As such, the Project contributes to the revitalization of the
motion picture industry.

Industry Standards and Criteria: Industrial lands are located on a citywide basis
without regard to the boundaries of individual communities or districts under the general
principle that such employment should be available within a reasonable commuting
distance from residential locations.

Although the Property does not have an industrial land use designation, the Project would be
consistent with the objective to locate employment opportunities within a reasonable commuting
distance from residential locations and mass transit. In order to reduce greenhouse gas
emissions and vehicle miles traveled, it is important to concentrate and grow production-related
industry jobs within the Regional Center further building on the area synergy, and to also locate
jobs in proximity to new housing growth in the City. Many housing units have been constructed
or are under construction in Hollywood; however, there is a shortage in corresponding
construction of office space for production-related uses. The Project aims to provide
production-related jobs near housing, which is located to the north, west, east, and south of the
Property, and near to mass transit, thus contributing to an appropriate jobs-housing balance, as
described below, and providing jobs within reasonable commuting distances from residences.

Based on the Southern California Association of Governments (“SCAG”) 2020-2044 Regional
Transportation Plan/Sustainable Communities Strategy (“RTP/SCS”), the jobs-housing balance
ratio for the City is 0.82:1, however there has been a recent increase in housing within the
Hollywood area which would not yet be reflected in the ratio. The City’s Department of City
Planning entitlement application data as of March 2022, provides that 16,329 residential units
have been approved or proposed within the Hollywood Community Plan area between January
2015 and March 2022. With the increase of housing in this area, there needs to be the
proportionate additional employment opportunities to support the housing growth. Therefore, the
Project would be appropriate for this location as it would provide new high quality office space
with supporting restaurant uses within an established and growing employment center near
mass transit and increased housing production.

In summary, the Project is consistent with the applicable goals, objectives, and policies of the
Hollywood Community Plan though preserving and strengthening commercial areas, adding
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services beneficial to the community, improving the pedestrian experience, and encouraging
alternative modes of travel.

Land Use Element — Hollywood Redevelopment Plan

The Project is also consistent with the Hollywood Redevelopment Plan. The portions of the
Project Site to the north of the bisecting alley are designated by the Redevelopment Plan Map
for Regional Commercial uses. The portions south of the alley are designated as Other Public
Land. The Project was reviewed by the City Planning Department — Redevelopment Plan Unit
on March 19, 2020. The review concluded the Project is eligible for a Redevelopment Plan
Project Compliance to permit a 6:1 FAR pursuant to LAMC Section 11.5.14 provided that the
Project can show conformance to Sections 506 and 506.2, 508.2, 508.4, 510, 511, 517, 518.1,
518.2, and 519 of the Hollywood Redevelopment Plan. The portions designated Other Public
Land were noted on the March 19, 2020, referral as Not Applicable as while they are so
designated, these parcels are not publicly owned and currently improved with an existing office.
As set forth below, the Project is consistent with the applicable sections of the Hollywood
Redevelopment Plan.

Pursuant to Hollywood Redevelopment Plan Section 506, a proposed development in excess of
4.5:1 FAR and up to 6:1 FAR may be permitted provided that the proposed development
furthers the goals and intent of the Redevelopment Plan and the Community Plan. Section
506.2.3 sets forth various objectives that projects within the Regional Center Commercial
designation must meet in order to obtain a 6:1 FAR including (a) to concentrate high intensity
and/or density development in areas with reasonable proximity or direct access to high capacity
transportation or which effectively utilize transportation demand management programs; and,
(b) to provide for new development which complements the existing buildings in areas having
architecturally and/or historically significant structures or to encourage appropriate development
in areas that do not have architecturally and/or historically significant buildings. The Project
concentrates high intensity development in reasonable proximity to high capacity transportation
and utilizes transportation demand management programs. The Project is located within a
commercial area in Hollywood, accessible by various transit options, including the Metro B Line
(at the Hollywood and Vine and Hollywood and Highland Metro Rail Stations both within a half
mile or less) and the Metro Line 2 Local Bus Line. Various local and regional bus lines are also
in proximity with frequent stops and service to various locations throughout the City. The Project
is also a new development that would complement existing buildings in the immediate area. The
design of the Project is consistent with surrounding developments, both old and new, in a way
that allows the Project to compliment the surrounding structures. The Project would be
comparable in size to its existing neighboring properties to the west and east, as well as several
proposed projects currently under construction near the Property. The Project also activates its
ground floor with commercial uses and entrances along Sunset Boulevard. The Project is
situated between the black glass CNN Building to the east and a lighter dark rose-colored
building with ribbon windows and a parking podium to the west. In terms of scale and massing,
the proposed building is a similar scale and mediates between the two. As such, the Project is
consistent with Redevelopment Plan Sections 506 and 506.2.

The Hollywood Redevelopment Plan Section 506.2.3 further sets forth that the Agency may
permit development in excess of 4.5:1 F.A.R. up to but not to exceed 6:1 F.A.R. or such other
density as may be permitted by future amendments to the Community Plan, only if the Agency
makes the following findings and determinations:

1. The proposed development conforms with the provisions and goals of the
Redevelopment Plan and any applicable Design(s) for Development or requirements of
the Hollywood Boulevard District or Hollywood Core Transition District.
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The Project is a commercial development with retail and office uses that proposes a maximum
FAR of 6:1. Regarding Finding No. 1, as described above in greater detail beginning on Page F-
10, the proposed development conforms with the provisions and goals of the Redevelopment
Plan, including Objectives a) and b). The Project would concentrate commercial office and retail
uses in a transit-rich area, including within a half-mile of both the Metro Hollywood/Highland and
Hollywood/Vine rail stations as well as bus transit lines. The Project is also a new development
that would complement existing buildings in the immediate area. The design of the Project is
consistent with surrounding developments, both old and new, in a way that allows the Project to
compliment the surrounding structures. The Project would be comparable in size to its existing
neighboring properties to the west and east, as well as several proposed projects currently
under construction near the Project Site, and provides a modern architectural design that is
well-suited for the range of building typologies and architectural styles in the vicinity.

2. Permitting the proposed development serves a public purpose objective such as: the
provision of additional open space, cultural facilities, public parking, or the rehabilitation
of an architecturally or historically significant building.

The Project provides several benefits that support a public purpose and objective. Such benefits
include: sustainable building features including LEED Gold certification equivalent design,
parking for electric vehicles and bicyclists, and providing approximately 1,710 net new
employment opportunities on an infill site near transit, thus resulting in lower per-capita GHG
emissions and an efficient land use pattern while supporting economic growth, in support of the
goals of local and regional land use plans, including SCAG’s RTP-SCS, the General Plan
Framework Element, and the Hollywood Community Plan. The Project is also providing ground-
floor restaurant space with outdoor dining along Sunset Boulevard, that would encourage
pedestrian activity and be a beneficial service that can be used by the public and the
surrounding neighborhood. Additionally, the Project is providing public benches and new street
trees along Wilcox Avenue, Sunset Boulevard and Cole Place to provide shaded seating for
pedestrians. The Project provides adequate vehicular parking including valet parking for
commercial patrons and provides on-site open space for office tenants although not required by
code. Furthermore, the Project provides for an on-site Mobility Hub and educational program of
the availability of nearby transit options, if determined to be feasible by Metro, and would also
provide a bike share program for tenants and employees, in support of local and regional policy
objectives to reduce vehicle trips, reduce GHG emissions, and support the use of active
transportation and transit.

Furthermore, on September 30, 2022, the Department of Building and Safety provided the City
Council recommendations to achieve zero-carbon emissions for residential and commercial
buildings in Los Angeles (Council File 22-0151). Building electrification has been identified by
the City Council and by the Department of Building and Safety’s report as a crucial component
towards achieving zero-carbon emission buildings. The Project's 15-story office tower is
conditioned to be an all-electric building (excluding the three ground floor restaurants’
commercial food uses for cooking purposes). As stated in the Applicant’s October 14, 2022,
letter, the building will be the first all-electric office building in the City of Los Angeles. The
building will use all-electric appliances and end uses typically powered by natural gas such as
heating, ventilation, and air conditioning (HVAC), and water heating. The all-electric office
building would decrease the annual natural gas usage by approximately 6,000,000 cubic feet
and would increase the annual building electrification by approximately 600,000 kilowatt hours
which would result in a reduction in air quality and greenhouse gas emissions. The all-electric
building will help the City meet its zero carbon goals, be a component of the LA’s Green New
Deal, and assist the City in achieving carbon neutrality before 2050.

3. Any adverse environmental effects especially impacts upon the transportation and
circulation system of the area caused by proposed development shall be mitigated or are
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overridden by other social, economic or physical considerations, and statements of
findings are made.

Regarding adverse effects on the transportation and circulation system of the area, as analyzed
in detail in the Environmental Impact Report prepared for the Project, in particular Section IV.H,
Transportation, the Project would result in less than significant impacts upon the transportation
and circulation system. Furthermore, as set forth in the EIR, the Project’s significant
environmental effects have been mitigated to the extent feasible as required under CEQA. The
only significant and unavoidable impacts that would result from the Project are temporary
impacts related to construction noise and vibration. Findings supported by substantial evidence
have been made (see CEQA Findings under Case No. Vesting Tentative Tract 83088-1A),
including a Statement of Overriding Considerations, overriding the limited significant adverse
effects of the Project due to other social, economic, or physical considerations.

Therefore, the Project is consistent the findings and determinations for development in excess
of 4.5:1 FAR, up to but not to exceed 6:1 FAR, pursuant to Redevelopment Plan Section
506.2.3.

Redevelopment Plan Section 508.2 requires that the public rights-of-way and principal streets in
the Redevelopment Plan Area to be widened, altered, abandoned, vacated or closed as
necessary for proper development. Under the related case VTT-83088, the Project obtained the
merger of the public right-of-way adjacent to the Project Site and along Wilcox Avenue, to match
the City’s Mobility Plan street dimension requirements. Moreover, the Project’s tract map was
granted a waiver of right-of-way dedications required by the Mobility Plan along the portions of
the Project Site adjacent to the alley in order to maintain a consistent alley right-of-way width
that would also aid public safety in the area around the Project Site. As such, the Project is
consistent with Redevelopment Plan Section 508.2.

Redevelopment Plan Section 508.4 requires the City to provide largely usable publicly
accessible open spaces, which are an organic part of the urban environment. The
Redevelopment Plan cites a need for additional publicly accessible open space and
landscaping, including street trees. The Project is a commercial development and is not
required to provide publicly accessible open space pursuant to the Los Angeles Municipal Code.
Nevertheless, the Project would provide 61,449 square feet of private open space, of which
12,290 square feet would be landscaped and 49,159 square feet would be hardscape, and the
Project is conditioned to add the proposed on-site open space areas as well as benches and
street trees to the streetscape to comply with and fulfill the Redevelopment Plan Section 508.4.

Redevelopment Plan Section 510 requires new construction and development to conform to all
applicable state laws and city ordinances and regulations; and shall be subject to review and
approval by regulatory governmental bodies as required by law and the Redevelopment Plan.
The Project will comply with all applicable state laws and city ordinances and regulations and is
thus consistent with Redevelopment Plan Section 510.

Redevelopment Plan Section 511 requires buildings listed as Cultural-Historic Monuments by
the City and listed in, determined or appear to be eligible for listing in the National Register of
Historic Places are determined to be of architectural and/or historic significance. To incentivize
preservation and discourage the demolition of such historically important buildings, the
Redevelopment Plan allows the City to deny requests that adversely affect any building or
resource determined by the City to be historically or architecturally significant. The Project
proposes to demolish existing surface parking lots, retail, and office uses to allow development
of the Project. As evaluated in the EIR prepared for the Project, none of the existing buildings
bear any architectural or historic significance or are listed as a Cultural-Historic Monument by
the City and listed in, determined or appear to be eligible for listing in the National Register of
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Historic Places are determined to be of architectural and/or historic significance. Therefore, the
Project would be consistent with Section 511 of the Redevelopment Plan.

Redevelopment Plan Section 517 requires all utilities to be placed underground whenever
physically and economically feasible, as determined by the City. The Project proposes to install
the electrical distribution equipment and emergency generators for the Project on the De
Longpre Lot, which would partially be located underground and partially at-grade surrounded by
a protective 8-foot high fence with landscaped enhancements. As such, the Project complies
with Redevelopment Section 517.

As pertinent, Redevelopment Plan Section 518.1 requires that any developments expected to
have significant circulation impacts to discuss these impacts in the transportation assessment
and to impose appropriate conditions of approval based upon the traffic mitigation measures
identified. As part of its approval process, the Project’'s Draft EIR determined that the Project’s
transportation-related impacts would either be less than significant or less than significant with
mitigation. Therefore, the Project complies with Redevelopment Plan Section 518.1.

Redevelopment Plan Section 518.2 states that parking spaces, parking facilities, and loading
areas must be designed to promote public safety and to prevent an unsightly or barren
appearance and lighting must be provided to promote public safety. The Project proposes to
provide sufficient parking spaces for its uses. The Project has a combination of subterranean
and above-grade parking to promote public safety by minimizing access from trespassers and
prevents an unsightly or barren appearance by fully enclosing and mechanically ventilating its
parking facilities, and by integrating external fagades of the above-grade parking levels into the
architectural design of the building as a whole. As such, the Project complies with
Redevelopment Plan Section 518.1.

Lastly, Redevelopment Plan Section 519 states that setback areas not used for access, or when
permitted parking, shall be landscaped and maintained. Setbacks are not required for
commercial uses in the C4 or C2 zones for commercial uses per LAMC Sections 12.14 C and
12.16 C, therefore, the Project complies with Redevelopment Plan Section 519.

Public necessity, convenience, general welfare and good zoning practice

Public necessity, convenience and general welfare will be better served as a result of adopting
the proposed Zone and Height District Change, as they allow a commercially zoned site along a
main commercial corridor within a designated Regional Center to be redeveloped with a
commercial use project that will provide new office and restaurant uses. The Project would
provide for a public necessity, convenience, and general welfare by providing increased
commercial activity and employment opportunities, supporting an emerging economic sector,
and enhancing the neighborhood’s pedestrian experience. The Project illustrates good zoning
practice as it would be a more efficient use of land that the existing structures; and the proposed
uses, intensity, and scale are in conformance with its surrounding neighborhood and projected
growth.

The Project includes approximately 431,032 square feet of commercial space that would
contribute to the growth in the neighborhood from the emergence of media and technology
companies, creative offices, incubator spaces, and content production businesses. The infill
project would replace a property that is not used with its highest and best use and currently
consists of offices, retails, and surface parking lots, with a 15-story office building with ground
floor restaurant uses. The requested change to Height District No. 2 would permit a FAR of 6:1.
The Project’'s scale and density would be consistent with the existing development and
projected growth in the surrounding area.
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The Community Plan encourages the continued growth of Hollywood as both an employment
center and the recognized international center for media production. Therefore, the entitlement
requests for a Zone and Height District Change and the Project’s use and scale are appropriate
for this location. In addition, the Project’s commercial uses including the office uses and ground
floor restaurant uses would provide a variety of neighborhood resources to the Project’s tenants
and surrounding community. Further, the Project would provide increased opportunity for a
variety of commercial uses that are centrally located in Hollywood, within a highly urbanized
community in proximity to an increasing residential supply. The Project would locate a high-
quality office space and associated restaurant spaces within an established and growing
employment center near mass transit and increased housing production, which would help
reduce commute distances and greenhouse gas emissions. As such, the Project would provide
the opportunity to reduce transportation and energy costs and improve the quality of life of the
surrounding households and area.

The Project also includes bicycle parking areas for patron and tenants conveniently located on
the ground floor with shower and changing spaces located on the ground level. With a
supportive pedestrian-oriented design, tenants and patrons are encouraged to engage in active
transportation modes rather than vehicular trips. Patrons would be less likely to drive or would
drive less often as the Project provides a variety of employment opportunities near mass transit
and other complementary existing and proposed residential and commercial uses. Further, the
Project is well-designed so that the ground floor commercial is pedestrian-oriented and
aesthetically pleasing, while blending well with the commercial developments of the surrounding
properties.

The commercial nature of the Project would contribute to the growth of an area that has recently
received substantial development of several high-quality creative offices and innovative
businesses. The Project would help support the recent increased housing production in the
immediate area as it would offer a mix of uses for the convenience of the area’s residents and
the Project commercial tenants. The Project would provide additional employment opportunities
proportionate to the recent housing growth in the immediate area and positively contribute to
addressed jobs-housing ratio imbalances in the City.

The Project would serve a greater public necessity and convenience by locating a more
intensive mix of uses within an established and growing regional commercial center near mass
transit and near recent increased housing production. Located within the Hollywood Regional
Center, the Project would greatly benefit the surrounding community by offering jobs close to
home. The mix of commercial uses decreases the need for residents to drive, thereby
contributing to the general welfare of future residents and the City.

In addition to the public necessity, the Project is an infill development within a well-established
commercial center and active corridor. As stated in the Summary of Housing Issues in Chapter
4 of the City’s Framework Element of the General Plan indicates, the City has a shortage of
vacant land and to accommodate future growth and new development, “most likely it will require
the recycling and/or intensification of existing developed properties or conversion of certain
uses.” Public necessity and convenience are also served by allowing for a more efficient use of
land with an increased floor area on a property in the Community Plan area, from 2:1 FAR to 6:1
FAR. Permitting additional floor area would support the economic development goals for the
City and the Community Plan area, especially for emerging new sectors that may not be
accommodated in conventional business or commercial districts. This would help accommodate
projected growth of businesses and contribute to the vitality of the community.

In addition, the Project would contribute to the general welfare and conform with good planning
practices, as it would help meet regional and local goals on sustainability and smart growth. The
proposed Zone and Height District Change for the Property would support good planning
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practices beyond the Project and encourage redevelopment of infill land that contributes to a
vibrant job center and supports an emerging economic sector of creative and innovative uses.

Therefore, based on the above, the recommended zone and height district change is deemed
consistent with the General Plan and is in conformity with the public necessity, convenience,
general welfare and good zoning practice.

Additional Findings for a “D” Limited Classifications:

2. The project will protect the best interests of and assure a development more
compatible with the surrounding property or neighborhood.

The proposed project is reflective of the character of development pattern and land use
designations in the immediate vicinity, which support the goals and policies of the General Plan
Framework Element. As described in the Framework Element, the Regional Center Commercial
land use designation typically provides for high-density places whose physical form is
substantially differentiated from the lower-density neighborhoods of the City. Generally, regional
centers will range from FAR 1.5:1 to 6:1 and are characterized by six- to twenty-story (or higher)
buildings as determined in the community plan. Their densities and functions support the
development of a comprehensive and inter-connected network of public transit and services.
Framework Element Goal 3F envisions regional centers as mixed-use centers that provide jobs,
entertainment, culture, and serve the region. The project is consistent with the Framework
Element through its provision of a 15-story, 443,418 square-foot office tower including ground-
floor restaurant uses, for a 6:1 FAR, within the vicinity of rail transit as well as several Metro
Local and Rapid bus stops.

The Project’s ground floor commercial uses will be compatible and complementary with the
commercial uses in the vicinity, including the prior ArcLight Complex, the ground floor
restaurants within the CNN building directly across Cole Place to the east, and to the east and
west of the project site along Sunset Boulevard, and commercial uses to the north along
Cahuenga Boulevard. Across Sunset Boulevard to the north at 6407 Sunset Boulevard, a 19
story hotel has been approved for the site. In addition, the project's commercial office uses will
be compatible and complementary with existing and proposed mixed-use buildings along
Sunset Boulevard, which are discussed further below.

The project proposes a maximum FAR of 6:1 consistent with FAR permitted in Height District 2.
The project is further restricted by a D-limitation affecting the C4-zoned portion of the site
(Ordinance No. 165,661), which limits the FAR for the site to 2:1 but does not limit the height,
and a Height District of 1XL on the C2-zoned portion of the site that limits the lot to a 1.5:1 FAR
and a 30-foot and two-story height limit. The Project is conditioned to allow the 6:1 FAR
averaged across the entire site that includes lots on either side of the alley with height limits for
each lot listed in the D-Limitation contingent on a covenant being provided to the City that
guarantees the development is a unified development.

While the project’s increase in FAR is greater than the site’s currently permitted 2:1 and 1.5
FAR, the proposed FAR and height of 15-stories is consistent with the nature of the surrounding
area, specifically existing buildings in the immediate vicinity and adjacent to the east and west of
the Project Site, such as the CNN office tower (14 stories), the prior ArcLight Cinema Complex,
and a recently approved 19-story hotel directly across Sunset Boulevard from the project site at
6407 Sunset Boulevard. A seven-story hotel is located south of the project site at 1400
Cahuenga Boulevard. The Project Site is located to the north of a 20-story mixed-use complex
at Vine Street and De Longpre Avenue, with up to 250 dwelling units, 100 hotel rooms, a
restaurant, bar, market, and office. Further south, at the intersection of Fountain Avenue and
Cahuenga Boulevard, there is a seven-story mixed use project consisting of 369 units and
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commercial space. The project site is also located four blocks west of Sunset Boulevard and
Vine Street, characterized by mid-rise and high-rise structures including the 23-story tower on
Sunset Boulevard and Vine Street. The Project Site is surrounded by development with various
heights and FAR, and the project podium is compatible with lower scale development directly
adjacent structures to the east and west along Sunset Boulevard, while the tower scale and
height is compatible with additional mid-rise to high-rise buildings along Sunset Boulevard. The
Project Site is also located within 0.5 miles from both the Hollywood/Vine and
Hollywood/Highland Metro B (Red) Line Stations. Therefore, the Project is consistent with
nearby development thereby creating a consistent street wall and a prevailing sense of
pedestrian-oriented scale along this stretch of Sunset Boulevard. Further, the proposed
increase in FAR affords the square footage needed to provide commercial office space within a
designated Regional Center in proximity to mass transit within a regional center land use
designation.

The project focuses its mass and height along the major street to the north, Sunset Boulevard,
where it will be consistent with the varied heights along Sunset Boulevard. The project has been
designed such that the southern component of the project which houses the DWP equipment
will be consistent with the varied heights to the south which range from one to three stories.
Furthermore, the overall Project is consistent with the varied heights of other developments
within the vicinity that range in height up to 20 stories, and are generally commercial or mixed-
use in nature. Overall, the project height of 15-stories is consistent with the myriad heights of
other proposed developments and existing improvements in the area. Lastly, the project will
provide an improved and consistent streetscape along Sunset Boulevard, creating rhythm and
responding to the adjacent CNN office tower. The more intense nature of development within
the Hollywood regional center is reflected in the Project’s overall height, while the podium
reflects the existing low- to mid-rise structures in the vicinity, and improvement on the southern
lot reflects the existing structures to the south.

The Project has been conditioned so that any development on the site will be compatible with
existing and future development in the area. In addition, the “D” Limitation will ensure that the
project is constructed to the height as approved herein.

3. That the project will secure an appropriate development in harmony with the
objectives of the General Plan.

The Project's proposed commercial office and restaurant uses are consistent with the
surrounding area and will secure an appropriate development in harmony with the objectives of
the General Plan. The General Plan Framework Element establishes general principles to
encourage growth and increase land use intensity around transit nodes. In particular, the
General Plan Framework identifies Regional Centers as focal points of regional commerce,
identity, and activity. The Framework Element further states that regional centers, typically,
provide a significant number of jobs and many non-work destinations that generate and attract a
high number of vehicular trips. The Project Site is designated as Regional Center Commercial in
the Hollywood Community Plan. The proposed Zone and Height District Change is consistent
with the principles of the General Plan, as it will allow a commercially zoned site along a main
commercial corridor within a designated Regional Center to be redeveloped with new
commercial uses. The Project will provide needed job opportunities in proximity to transit. The
project site is approximately a half mile from the Metro B (Red) Line Hollywood and Vine Station
and is served by multiple Metro bus lines.

The project is consistent with the Hollywood Community Plan’s provisions to provide for
economic well-being and public convenience. The Project will provide 443,418 square feet of
new commercial office and restaurant space within a 15-story office project on an infill site. The
Project avoids encroaching into lower-height neighborhoods to the south across De Longpre
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Avenue by providing an 18-foot tall structure on the southern portion of the Project Site to house
the LADWP equipment.

The proposed project is a 15-story building with a maximum height of 275 feet and is consistent
with the surrounding built environment, which is developed and highly urbanized, and is
characterized by a mix of low- to high-intensity multi-family and commercial buildings. Main
thoroughfares such as Sunset Boulevard are generally developed with denser residential,
commercial and mixed-use development, while lower-density commercial and residential areas
are located along the adjacent collector streets. The proposed Project is consistent with this
land use pattern and will provide a transition from the larger scale development along Sunset
Boulevard to the less intense uses to the south of the Project Site. The Project orients the height
and mass of the tower towards the major street, Sunset Boulevard, while the LADWP
equipment structure responds to and reflects the lower scale of the neighborhood immediately
south of De Longpre Avenue.

As such, and as described in additional detail under Finding No, 1, above, the Project will
secure an appropriate development in harmony with the objectives of the General Plan.

Conditional Use Findings

The Main Conditional Use Permit (MCUP) is to allow a full-line of alcohol service for on-site and
off-site consumption in conjunction with the three ground floor restaurants totaling approximately
12,386 square feet of floor area. The restaurant use includes approximately 1,800 square feet of
outdoor dining areas adjacent to the restaurants.

4. That the project will enhance the built environment in the surrounding
neighborhood or will perform a function to provide a service that is essential or
beneficial to the community, city, or region.

LAMC Section 12.24 W.1 allows a Conditional Use Permit to be granted for the sale and
dispensing of alcoholic beverages. The Project requests a Main Conditional Use to permit the
sale and dispensing of a full line of alcoholic beverages for on-site and off-site consumption
for up to three establishments with outdoor patio seating on the ground floor. The commercial
establishments will be located at street level along existing commercial corridor along Sunset
Boulevard.

The Hollywood Community Plan states that “the focal point of the Community is the Hollywood
Center, located generally on both sides of Hollywood and Sunset Boulevards between La Brea
and Gower Street.” Therefore, the Property is within the Hollywood Center. The Hollywood
Community Plan then continues to state that the Hollywood Center would “function... 2) an
entertainment center for the entire region.” The Project includes 12,386 square feet of
restaurant uses (plus approximately 1,800 square feet of ground floor outdoor dining areas
adjacent to these restaurants) to encourage residents, tourists, and employees to remain in the
Community Plan Area to meet their dining/entertainment needs. The Project is located in a
highly-urbanized area identified in the Hollywood Community Plan as an entertainment center
for the entire region where residents, visitors, tourists and employees that are within walking
distance to the Project Site from various Hollywood tourist attractions. Adjacent residential and
hotel uses will also be able to take advantage of the retail and entertainment services included
in the Project. Specifically, the proposed project is located within the Regional Commercial
Center in the heart of Hollywood. The project is located a few blocks west of the intersection of
Sunset Boulevard and Vine Street, and less than a half-mile from the Hollywood and Highland
Complex and other entertainment destinations, which house multiple restaurants, theaters and
bars. Neighboring uses include the former ArcLight Cinema Complex to the east, the CNN office
tower to the east, and an approved 19-story hotel located across the street on the north side of
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Sunset Boulevard at 6407 Sunset Boulevard. As the entertainment center of the Hollywood
Community Plan Area, the project site and surrounding area are a destination for local workers,
residents, visitors, and businesses, providing a 24-hour, seven days-a-week regional center of
dining, entertainment, and activity.

The availability of alcoholic beverages are now customary and incidental components of the
Project’s proposed restaurant uses. For example, the grant to offer alcoholic beverages to
patrons is essential in attracting top quality dining establishments to the Project and the
Community because it is an essential service that must be provided in order to compete with
other restaurants. The proposed restaurants will provide the desired food, beverage, and
entertainment options for visitors to the Hollywood Center, tenants and employees of the
Project, and residents of the Community.

The Main Conditional Use permit provides an umbrella entitlement with conditions that apply to
all establishments within the Project. Specific physical and operational conditions will be
included as part of the Approval of Plans determination required for each establishment
pursuant to the Main Conditional Use permit provisions where conditions such as security
measures, limited hours of operation, STAR training, inspections, and evaluations of any
nuisance complaints would be imposed. The proposed commercial uses, in conjunction with the
imposition of operational conditions as part of the Approval of Plans, will provide a service that
is essential or beneficial to the community. As such, the grant for alcohol sales will be desirable
to the public convenience and welfare and represents good zoning practice.

Therefore, as conditioned, the service of alcoholic beverages to permit the sale and dispensing
of a full line of alcoholic beverages for on- and off-site consumption for up to three restaurant
establishments will enhance the built environment in the surrounding neighborhood and provide
a service that is beneficial to the community, city or region.

5. That the project’s location, size, height, operations, and other significant features
will be compatible with and will not adversely affect or further degrade adjacent
properties, the surrounding neighborhood, or the public health, welfare and
safety.

The Project proses the construction of a commercial development that includes approximately
12,386 square feet of floor area, plus approximately 1,800 square feet of ground floor outdoor
dining area within a 15-story office tower. The Hollywood Community Plan states that “the focal
point of the Community is the Hollywood Center, located generally on both sides of Hollywood
and Sunset Boulevards between La Brea and Gower Street.” Therefore, the Property is within
the Hollywood Center. The Hollywood Community Plan then continues to state that the
Hollywood Center would “function as: 1) as the commercial center for Hollywood and
surrounding communities and 2) an entertainment center for the entire region.” The Project
includes 12,386 square feet of restaurant uses plus approximately 1,800 square feet of ground
floor outdoor dining patio to encourage residents, tourists, and employees to remain in the
Community Plan Area to meet their dining/entertainment needs. In addition, the Project is
located in a highly urbanized area identified in the Hollywood Community Plan as an
entertainment center for the entire region where residents, visitors, tourists and employees that
are within walking distance to the Project Site from various Hollywood tourist attractions. Nearby
residential and hotel uses will also be able to take advantage of the retail and entertainment
services included in the Project. Specifically, the proposed project is located within the Regional
Commercial Center in the heart of Hollywood.

As the entertainment center of the Hollywood Community Plan Area, the project site and
surrounding area are a destination for local workers, residents, visitors, and businesses,
providing a 24-hour, seven days-a-week regional center of dining, entertainment, and activity.
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Specifically existing buildings neighboring the Project Site, such as the 14-story CNN office
tower, the prior ArcLight Cinema Complex, and an approved 19-story hotel across Sunset
Boulevard from the project site at 6407 Sunset Boulevard (a determination letter was issued on
March 1, 2017). A four-story hotel is located south of the project site at 1400 Cahuenga
Boulevard. Additionally, the project site is located to the north of a 20-story mixed use complex
at lvar Avenue and De Longpre Avenue, with up to 250 dwelling units, and 100 hotel rooms, a
restaurant, bar, market, and office. Further south, at the intersection of Fountain Avenue and
Cahuenga Boulevard, there is a 7-story mixed-use project consisting of 369 units and
commercial space. The project site is also located west of Sunset Boulevard and Vine Street,
characterized by mid-rise and high-rise structures including the recently completed 23-story
residential tower at Vine Street and Sunset Boulevard. Finally, a 26-story mixed-use building
containing 200 dwelling units and 7,000 square feet of commercial floor area located at 6400
Sunset Boulevard was entitled by the City Planning Commission on March 14, 2019. The
Project Site is also located within 0.5 miles from both the Hollywood and Vine, and Hollywood
and Highland Metro B (Red) Line Stations. The Project will be compatible with the current
arrangement, uses, and urban context of Hollywood. The 15-story tower will be similar in
design, with a north-south arrangement to facilitate views of the Hollywood Hills, and height with
other developments in the area. Specifically, new development listed above, as well as recently
completed construction, as tall as 21 stories, as well as existing development buildings which
have similar heights, from eight stories to 14 stories, the Project will integrate into the existing
development pattern. The surrounding area is generally zoned C4-2D, C4-2D-SN, PF-1XL,
RD1.5-1XL and R4-2D, and is generally designated Regional Commercial Center land use to
the north and east, and Low Medium Il Residential to the west and south. Directly to the east,
designated Regional Commercial Center, is the prior ArcLight Complex, historically a major
entertainment destination. The nearest public school, Selma Avenue Elementary, is located one
quarter mile northwest from the Project Site, the next closest school, Hollywood High School, is
located one half mile west from the Project Site.

No evidence was presented at the Hearing Officer hearing or in writing that the sale of alcoholic
beverages for on- and off-site consumption will be materially detrimental to the immediate
neighborhood. The sales of alcohol will not be detrimental to nearby schools, since as
conditioned, the establishments serving alcohol will be carefully controlled and monitored and
will be located a half mile away from the Project Site and buffered throughout this distance by a
wide variety of existing commercial and residential uses.

The Project has been designed in a manner to enhance the public realm and improve the
aesthetics and safety of the surrounding area. The proposed sale of alcoholic beverages will be
desirable to the public convenience and welfare because the restaurants the Project can attract
with its zoning grant for alcohol service would help the City achieve the Community Plan’s vision
for Hollywood Center to be an area that is the commercial and entertainment center of the
Community Plan Area. The restaurants will activate the sidewalks of Sunset Boulevard during
the day and evening hours, contributing toward making this the commercial and entertainment
center of the region. The restaurants are convenient locations for residents, visitors, and
employees who can patronize the uses.

Additionally, the conditions recommended herein will ensure that the establishment will not
adversely affect or further degrade the surrounding neighborhood, or the public health, welfare,
and safety. Approval of the conditional use will contribute to the success and vitality of the
commercial development and help to reinvigorate the site and vicinity. The alcohol sales will be
in conjunction with ground floor restaurant uses, and permitting alcohol sales for these three
establishments will not be detrimental to the development of the community.

Thus, as conditioned, the Project's location, size, height, operations and other significant
features will be compatible with and will not adversely affect or further degrade adjacent
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properties, the surrounding neighborhood, or the public health, welfare, and safety.
Furthermore, this grant also includes conditions of approval intended to address alcohol-related
issues to safeguard public welfare and enhance public convenience, such as proper employee
training. In addition, as each operator comes in, they will be required to file a plan approval to
allow for the Zoning Administrator to review the floor plan and impose any other conditions as
deemed appropriate.

The location of the project’s alcohol-sale will continue to add to the diversification of commercial
activities being conducted in the area and will not adversely affect the surrounding
neighborhood. As mentioned, the alcohol-sales will be compatible and complement the
Hollywood Center, further contributing to the vitality and attractiveness of the regionally
significant area. The proposed sale of alcohol is in conjunction with restaurant uses. Therefore,
as conditioned, it is anticipated that the project features and uses will not adversely affect or
further degrade adjacent properties, the surrounding neighborhood, or public health, welfare,
and safety.

6. That the project substantially conforms with the purpose, intent and provisions of
the General Plan, the applicable community plan, and any applicable specific plan.

The elements of the General Plan establish policies that provide for the regulatory environment
in managing the City and for addressing concerns and issues. The majority of the policies
derived from these Elements are in the form of Code Requirements of the Los Angeles
Municipal Code (LAMC). The Land Use Element of the City’s General Plan divides the city into
35 Community Plans. The Hollywood Plan Community Plan Map designates the property for
Regional Center Commercial land use with the corresponding zones of C2, C4, P, PB, RASS,
and RAS4. The project is consistent with the underlying C4-2D-SN and C4-2D Zones, which are
intended to provide for commercial uses, including residential uses. The Hollywood Community
Plan text is silent with regards to alcohol sales. In such cases, the decision-maker must interpret
the intent of the plan.

The proposed project will provide 443,418 square feet of commercial space comprised of
431,032 square feet of office and 12,386 square feet of restaurant uses plus approximately
1,800 square feet of ground floor outdoor dining patio area along with required parking facilities.
The sale of a full line of alcoholic beverages are consistent with the following objectives of the
Community Plan and of the General Plan Framework Element:

Hollywood Community Plan Objective No. 1: To further the development of
Hollywood as a major center of population, employment, retail service and
entertainment.

Framework Element Objective No. 3.1: Accommodate a diversity of uses that support
the needs of the City’s existing and future residents, businesses, and visitors.

Framework Element Objective No. 3.2: To provide for the spatial distribution of
development that promotes an improved quality of life by facilitating a reduction of
vehicle trips, vehicle miles traveled, and air pollution.

Framework Element Objective No. 3.14: Provide land and supporting services for the
retention of existing and attraction of new industries.

Framework Element Policy No. 3.14.2: Provide flexible zoning to facilitate the
clustering of industries and supporting uses, thereby establishing viable "themed"
sectors (e.g., movie/television/media production, set design, reproductions, eftc.).
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Hollywood Community Plan Objective No. 4: To promote economic well-being and
public convenience through allocating and distributing commercial lands for retail service
and office facilities in quantities and patterns based on accepted planning principles and
standards.

The Community Plan encourages new uses which strengthen the economic well-being and
promote development of Hollywood as a major center of population, employment, retail service
and entertainment. The project is located within the Hollywood Center, as identified by the
Hollywood Community Plan, which includes Hollywood attractions such as the Hollywood &
Highland complex, the Hollywood Walk of Fame, TCL Chinese Theatre, Dolby Theatre, etc.,
promoting visitors to Hollywood for business, entertainment events such as the Academy
Awards, and tourism. Objective No. 4 also encourages the promotion of retail and office
services, and the Project will provide commercial uses and restaurants with alcohol to further
the existing activity within the heart of Hollywood. The request achieves the objectives of the
Hollywood Community Plan, which seeks to promote the development of Hollywood as a major
center of population, employment, retail service and entertainment, and that promotes the
economic well-being and public convenience through allocating and distributing commercial
lands for retail service.

The Project’s restaurant uses would reduce trips by further synergizing with the office-related
uses and would be located near the significant increase of residential uses planned within its
immediate surroundings in Hollywood. As a result, the Project would “accommodate a diversity
of uses that support the needs of the City’s existing and future residents, businesses, and
visitors.” The Project is also consistent with the type of developments the City encourages as it
places new development in an existing commercial area (the Hollywood Regional Center) while
preserving the surrounding neighborhoods. With 12,386 square feet of new restaurant space
(plus approximately 1,800 square feet of ground floor outdoor dining areas adjacent to these
restaurants), the Project provides job opportunities for the City’s residents, which would
maintain the City’s fiscal viability.

The Project also includes bicycle parking facilities for patrons and tenants conveniently located
on the ground floor. With a supportive design, tenants are also encouraged to engage in active
transportation modes rather than vehicular trips. They would be less likely to drive or drive less
as the Project would include a wide range of uses, have neighborhood resources located within
the building or nearby, and provide employment opportunities within a growing employment
center near mass transit and increased housing production. Further, the Project is well-designed
so that the ground floor commercial is pedestrian-oriented and aesthetically pleasing, while
blending well with the office developments of the surrounding properties.

The proposed sale of alcoholic beverages will be desirable to the public convenience and
welfare because the restaurants the Project can attract with its zoning grant for alcohol service
would help the City achieve the Community Plan’s vision for Hollywood Center to be an area
that is the commercial and entertainment center of the Community Plan Area. The restaurants
will activate the sidewalks of Sunset Boulevard during the day and evening hours, contributing
toward making this the commercial and entertainment center of the region. The restaurants are
convenient locations for residents, visitors, and employees who can patronize the uses.
Furthermore, the availability of alcoholic beverages are now customary and incidental
components of the Project’s proposed restaurant uses. For example, the grant to offer alcoholic
beverages to patrons is essential in attracting top quality dining establishments to the Project
and the Community because it is an essential service that must be provided in order to compete
with other restaurants. The proposed restaurants will provide the desired food, beverage, and
entertainment options for visitors to the Hollywood Center, tenants and employees of the
Project, and residents of the Community.
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The Project’s proposed restaurant uses are designed to attract and increase pedestrian activity.
The commercial component would be located on the ground floor and front the Sunset
Boulevard frontage, which would activate and attract pedestrian interest. Interest at the street
level is created by providing pedestrian-oriented commercial uses along the Sunset Boulevard
frontage.

Additional Findings for Alcohol Sales Pursuant to LAMC Section 12.24 W.1 (Conditional
Use for Alcoholic Beverages)

7. The proposed use will not adversely affect the welfare of the pertinent community.

The subject property is located directly within the Hollywood Center, as well as in proximity to
various hotel, tourist attractions and entertainment uses. Multi-family residential is also located
in the vicinity of the Project Site in structures ranging from single story to high-rise towers. A
variety of commercial uses are an intrinsic part of the service amenities necessary for the
conservation, development, and success of a vibrant neighborhood, especially entertainment
districts, such as the Hollywood Center, as identified by the Community Plan. As the Hollywood
Center is one of the premiere entertainment destinations in the region, alcohol services are
common in the vicinity, and even necessary for the entertainment uses in the area. The
surrounding area is characterized by various alcohol related uses; the introduction of another
such establishment would not create an adverse or unique condition. As conditioned, the sale of
a full line of alcoholic beverages for on-site and off-site consumption in conjunction with the
operation of new restaurant establishments located on the Project Site will not adversely affect
the welfare of the pertinent community. Negative impacts commonly associated with the sale of
alcoholic beverages, such as criminal activity, public drunkenness, escort services, and loitering
are mitigated by the imposition of conditions requiring deterrents against loitering and
responsible management.

As part of the Approval of Plans process, each individual venue will have additional conditions
imposed and tailored towards the specific use. Such impositions of conditions will make the use
a more compatible and accountable neighbor to the surrounding uses. Conditions are intended
to integrate the use into the community as well as protect community members from potential
adverse impacts associated with alcohol sales. Furthermore, employees are required to
undergo training on the sale of alcohol including training provided by the Los Angeles Police
Department Standardized Training for Alcohol Retailers (STAR) Program. Other conditions
related to hour of operation, excessive noise, litter, and noise prevention will safeguard the
residential community. Therefore, with the imposition of such conditions the sale of a full line of
alcoholic beverages for on-site and off-site consumption at this location will further support and
augment the Hollywood Center, and not adversely affect or further degrade adjacent properties,
the surrounding neighborhood, or the public health, welfare and safety.

8. The granting of the application will not result in an undue concentration of
premises for the sale or dispensing for consideration of alcoholic beverages,
including beer and wine, in the area of the City involved, giving consideration to
applicable State laws and to the California Department of Alcoholic Beverage
Control’s guidelines for undue concentration; and also giving consideration to the
number and proximity of these establishments within a one thousand foot radius
of the site, the crime rate in the area (especially those crimes involving public
drunkenness, the illegal sale or use of narcotics, drugs or alcohol, disturbing the
peace and disorderly conduct), and whether revocation or nuisance proceedings
have been initiated for any use in the area.

The project site is located within Census Tract No. 1908.02. According to the ABC licensing
criteria, two (2) on-sale and one (1) off-sale alcoholic beverage licenses are allocated to subject
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Census Tract No. 1908.02. Data provided on the ABC's License Query System indicates that
there are currently 34 existing on-site and one (1) existing off-site licenses within this Census
Tract.

As reported by the Los Angeles Police Department, within Crime Reporting District No. 0666,
which has jurisdiction over the subject property, a total of 315 crimes were reported in 2021,
compared to the citywide average of 149 crimes and the high crime reporting district average of
179 crimes for 2021. In 2021, there were 29 Narcotics, 7 Liquor Law, 0 Public Drunkenness, 0
Disturbing the Peace, 1 Disorderly Conduct, 1 Gambling, and 41 DUI related arrests. These
numbers do not reflect the total number of arrests in the subject reporting district over the
accountable year. Arrests for this calendar year may reflect crimes reported in previous years.

Concentration can be undue when the addition of a license will negatively impact a
neighborhood. Concentration is not undue when the approval of a license does not negatively
impact an area, but rather such license benefits the public welfare and convenience.

The grant further incorporates numerous operational conditions that address noise, safety and
security to ensure the proposed use is conducted with due regard for surrounding properties
and to reduce any potential crime issues or nuisance activity. As a result, the instant grant is not
anticipated to result in an undue concentration of licenses after giving consideration to the
State's guidelines and to the crime rates in the area.

The application is for sale and dispensing of a full line of alcoholic beverages for on-site and off-
site consumption in conjunction with three (3) restaurants totaling 12,386 square feet of area
plus approximately 1,800 square feet in ground floor outdoor dining patio and being secondary
to the sale of food. It is not anticipated that the authorization for the existing restaurant will have
any adverse impact on the community. The subject location is within a highly developed
commercial corridor which has a variety of restaurants and entertainment establishments with
on-site and off-site sales, thus, accounting for the active ABC licenses within the subject census
tract.

The project will not adversely affect community welfare because the three proposed restaurants
would provide a desirable service in an area designated for Regional Commercial uses within
the Hollywood Center. In this case, the proposed project will provide a convenience to the
restaurant patrons through the sale of alcohol incidental to the use. Conditions of the grant
address noise, security and loitering and require the installation of surveillance cameras. The
conditions will safeguard the welfare of the community. The property must abide by the
conditions that are a part of this grant, helping to ensure that operation of this property will not
negatively affect the community. The approval of the request will not result in a net increase in
the number of existing ABC licenses within the census tract. Therefore, given the data provided
by LAPD and ABC, there are no indications that the approval of this entitlement will cause
undue concentration of alcohol establishments in this area or that criminal activity will be
affected.

9. The proposed use will not detrimentally affect nearby residentially zoned
communities in the area of the City involved, after giving consideration to the
distance of the proposed use from residential buildings, churches, schools,
hospitals, public playgrounds and other similar uses, and other establishments
dispensing, for sale or other consideration, alcoholic beverages, including beer
and wine.

The Project Site is zoned for commercial uses and will continue to be utilized as such with the
development of new restaurant uses on the project site. With regard to surrounding sensitive
uses, there are the following within a 1,000-foot radius of the site:



CPC-2020-1929-ZC-HD-MCUP-SPP-SPR F-24

MS Huda Daycare, 1330 N. June Street

Hollywood’s Young Stars Child Care, 6556 Fountain Avenue

L.A.C.E.R. Afterschool Program, 1277 Wilcox Avenue, #2

After School Stars, 6501 Fountain Avenue

YMCA, 1553 Schrader Boulevard

Selma Park, Selma Avenue and Schrader Boulevard

B.H. RC School, 6550 Fountain Avenue

L.A. Fire Department Historic Society Museum, 1355 Cahuenga Boulevard
Frances Howard Goldwyn-Hollywood Regional Branch Library, 1623 Ivar Avenue
Academy’s Pickford Cultural Center, 1313 Vine Street

Consideration has been given to the distance of the subject establishment from the above-
referenced sensitive uses. Residential uses are separated by a block of structures and
additional uses, creating a buffer between the project site and sensitive uses. Additionally, the
restaurant uses are facing Sunset Boulevard and away from the residential uses. Further, the
Frances Howard Goldwyn — Hollywood Regional Branch Library and LA Film School are located
over a block to the north, separated by Sunset Boulevard and multiple structures and uses. As
conditioned, the Project would protect the health, safety and welfare of the surrounding
neighbors. The potential effects of excessive noise or disruptive behavior have been considered
and addressed by imposing conditions related to noise and loitering. The Project is consistent
with the zoning and in keeping with the existing uses adjacent to the development and will
contribute to a neighborhood and will serve the neighboring residents and the local employees
as well as visitors. Therefore, as conditioned, the Project will not detrimentally affect
residentially zoned properties or any other sensitive uses in the area.

Site Plan Review Findings

In order for the Site Plan Review to be granted, all three of the legally mandated findings
delineated in LAMC Section 16.05 F must be made in the affirmative.

10. The project is in substantial conformance with the purposes, intent and
provisions of the General Plan, applicable community plan, and any applicable
specific plan.

The Los Angeles General Plan sets forth goals, objectives, and programs that guide both
Citywide and community specific land use policies. The General Plan is comprised of a range
of State-mandated elements including, but not Ilimited to, Land Use, Housing,
Transportation/Mobility, Noise, and Safety. The City’s Land Use Element is divided into 35
community plans that establish parameters for land use decisions. The proposed Height District
Change changes the Property’s Height Districts from No. 2D and 1XL to Height District 2 with a
new D Limitation. The Property is not in a specific plan area. The Project is also in conformance
with purpose and intent of the various elements of the General Plan, including the Framework
Element that sets forth a strategy for long-range growth and development providing a context for
updates to community plans and citywide elements. Many of the Project’s characteristics are in
line within the objectives from the various chapters of the Framework Element.

As discussed in Finding No. 1 above, the Project would be consistent with the purposes, intent
and provisions of the General Plan and its elements, including the Framework Element, Mobility
Element, Health and Wellness Element and Air Quality Element, and the Land Use Element —
Hollywood Community Plan and Hollywood Redevelopment Plan, including provisions that
relate to commercial and economic vitality. Approval of the Project would enhance the built
environment in the surrounding neighborhood and would provide a function that is fitting and
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compatible with the character of the surrounding community and commercial viability of the
region as a whole.

Based on the above, the Project is in substantial conformance with the purposes, intent and
provisions of the General Plan, applicable community plan, and any applicable specific plan.

11. The project consists of an arrangement of buildings and structures (including
height, bulk and setbacks), off-street parking facilities, loading areas, lighting,
landscaping, trash collection, and other such pertinent improvements that is or
will be compatible with existing and future development on neighboring
properties.

The Project’s arrangement of buildings, off-street parking facilities, loading areas, lighting,
landscaping, trash collection is compatible with the existing and future development on adjacent
properties and neighboring properties. The Project's use and scale is compatible with
surrounding uses within this area of the Hollywood. The Project’'s commercial nature would
blend well with the uses within the area. The Project's uses would include office and
neighborhood-serving uses in the form of restaurants, which would activate the ground floor and
contribute to the neighborhood’s commercial activity.

Height Bulk and Mass

The Project at its tallest point would be approximately 275 feet to the top of the mechanical
equipment level and approximately 251 feet to the top of the 14th floor (the last occupiable
level). The Project’s heights are permitted as there are no height restrictions for the C2 or C4
zones within both the existing and proposed height districts for the Site, or the Regional Center
Commercial land use designation within this area of Hollywood Community Plan. The land uses
within the general vicinity of the Property are characterized by a mix of low- to high-intensity
commercial and mixed-use buildings, which vary widely in building style and period of
construction.  The surrounding properties include industrial, creative office, innovation
campuses, commercial retail, office, restaurant, residential bungalows, multi-family residential
buildings, and surface parking lots, ranging from low-rise to high-rise buildings.

The Project Site is located near several large-scale projects, including the Harlow, a 106,124
square-foot, five-story office building as part of the Sunset Las Palmas Studios; the Kilroy
Academy Square, a mixed-use development with 335,000 square feet of office space and
13,000 square feet of retail space; and, Epic Hollywood, a 17-story mixed- use with 274,000
square feet of office space and 26,000 square feet of retail space, in addition to the existing 14-
story CNN building immediately to the east of the Project across Cole Place. These projects
have also been able to support the increase in jobs and production uses in the Hollywood
Community Plan area. Specifically existing buildings neighboring the Project Site, such as the
14-story CNN office tower, and an approved 19-story hotel across Sunset Boulevard from the
project site at 6407 Sunset Boulevard (a determination letter was issued on March 1, 2017). A
four-story hotel is located south of the project site at 1400 Cahuenga Boulevard. Additionally,
the project site is located to the north of a 20-story mixed use complex at Ivar Avenue and De
Longpre Avenue, with up to 250 dwelling units, and 100 hotel rooms, a restaurant, bar, market,
and office. Further south, at the intersection of Fountain Avenue and Cahuenga Boulevard,
there is a 7-story mixed-use project consisting of 369 units and commercial space. The project
site is also located west of Sunset Boulevard and Vine Street, characterized by mid-rise and
high-rise structures including the recently completed 23-story tower on Sunset Boulevard and
Vine Street. Finally, a 26-story mixed-use building containing 200 dwelling units and 7,000
square feet of commercial floor area located at 6400 Sunset Boulevard was entitled by the City
Planning Commission on March 14, 2019. The Project Site is also located within 0.5 miles from
both the Hollywood and Vine, and Hollywood and Highland Metro B (Red) Line Stations. The
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Project will be compatible with the current arrangement, uses, and urban context of Hollywood.
The 15-story tower will be similar in design, with a north-south arrangement to facilitate views of
the Hollywood Hills, and height with other developments in the area. Specifically, new
development listed above, as well as recently completed construction, as tall as 21 stories, as
well as existing development buildings which have similar heights, from eight stories to 14
stories, the Project will integrate into the existing development pattern. Similarly, the Project Site
is within walking distance of many restaurants, cafes, and developing uses in the Hollywood
Community Plan area, and it would further Hollywood’s economic growth.

Therefore, the Project would be compatible in height, bulk, and scale to existing and future
proposed development in the area.

Setbacks
The Project will provide the required setbacks per the Los Angeles Municipal Code. As such the
project is not required to provide setbacks pursuant to the C4 or C2 Zones and, accordingly, no

setbacks are provided. Therefore, the Project would be compatible with the required setbacks.

Off-Street Parking and Loading Area

The Project would provide vehicular parking for all of its uses in its subterranean and fully
enclosed, mechanically ventilated above-grade parking structure; and, surface parking lot. The
1,179 parking spaces would be located on three subterranean, one at-grade, a mezzanine, and
two above-grade levels, and the surface parking on the De Longpre Lot. The five parking
spaces on the De Longpre Lot are intended to be used to access and maintain the LADWP
equipment located on that lot.

There would be primary vehicular access points into the Project Site with two main points of
ingress and egress lead to a ramp into the subterranean parking garage and the other ramp to
the upper levels of the parking garage off Wilcox Avenue and Cole Place. The valet pickup and
drop off area is also located on-site and is accessed via the vehicular entry points. Valets would
be able to move cars from the valet drop-off to the parking garage and back from the parking
garage to the valet pick-up while remaining on-site.

The Project is located in a commercial zoned property and contains commercial uses, and
therefore, the Project is required to provide a loading zone. The at-grade and screened loading
zone for loading and trash operations has a tertiary driveway located further north along Cole
Place from the tenant and guest parking. Loading would also be screened with glazed or frosted
glass consistent with the rest of the ground floor design and conducted on-site to minimize the
impact on the pedestrian experience and would therefore have no visual impact at the street
level. In addition, the Project would also provide 141 bicycle parking spaces, comprised of 49
spaces for short term use and 92 spaces for long term use.

The Project’s off-street parking and loading facilities would be located further from the
pedestrian-oriented portions of the Project and closer to the parking garage, making it easier to
access the Project’s uses. The vehicular driveways are the minimum width required to be as
efficient as possible and all driveways will be at a sufficient distance from adjacent intersections
to not interfere with driver and pedestrian visibility and safety in accordance with Los Angeles
Department of Transportation standards and approvals.

Lighting

The Project would integrate lighting throughout the Project Site, including at the ground floor, to
enhance the pedestrian experience and to define architectural features while being energy
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efficient and shielded to minimize light spillage. The Project would also prioritize and enhance
the pedestrian experience around the building’s perimeter through lighting. The Project Site
would be accessible through pedestrian points of entry along Sunset Boulevard and Wilcox
Avenue. The Project would provide exterior low-level lighting to both the office building and the
LADWP equipment area, and along pathways that would serve to enhance the safety of
pedestrians at night integrating lighting throughout the Project Site. Additionally, the Project’s
exterior and interior lighting would meet the requirements of the California Energy Commission
Building Energy Efficiency Standards — Title 24, version 2016 (or the applicable version at the
time of building permits), and the National Electrical Code. Any new street and pedestrian
lighting within the public right-of-way will comply with applicable City regulations and would be
approved by the Bureau of Street Lighting to maintain appropriate and safe lighting levels on
both sidewalks and roadways while minimizing light and glare on adjacent properties. The
Project has been conditioned so that outdoor lighting shall be designed and installed with
shielding, such that the light source cannot be seen from adjacent residential properties, the
public right-of-way, nor from above.

Landscaping

Although the LAMC does not require any open space for commercial uses, the Project would
include several open space areas, including landscaped outdoor terraces on the various upper
floors. The Project would provide 61,449 square feet of open space, of which 12,290 square
feet would be landscaped and 49,159 square feet would be hardscaped. Although open space
is not required for the Project because there are no residential uses proposed, 32,077 square
feet of the provided open space complies with LAMC provisions that would be necessary to
qualify as private open space. The Project would enhance the streetscape around the Project
Site by including outdoor dining areas along the Sunset Boulevard frontage, as well as making
landscaping enhancements along Sunset Boulevard, Wilcox Avenue, and Cole Place, with new
street trees and protected planters with public benches for pedestrians to rest in a shaded area.
In addition, the Project includes 1,800 square feet of ground floor outdoor on-site dining as part
of the restaurant space on the ground floor along Sunset Boulevard further enhancing the
pedestrian experience. Furthermore, the Project has been conditioned to include a native and
drought tolerate plant palette, a permanent trellis along the south fagade at the alley, and a
minimum of 30 trees: four on-site trees for the office tower, 24 street trees, and two trees on the
De Longpre Lot, as well as being conditioned to provide public benches along Sunset
Boulevard, Wilcox Avenue, and Cole Place. The Project is providing a total of 32 trees including
both those on-site and in the public right-of-way.

Trash

The on-site trash collection and storage area is located within the fully enclosed and screened
loading area off Cole Place. The trash area is not visible from the public right-of-way. The
Project has been conditioned to ensure that the trash and recycling containers are locked when
not in use, are stored in a fully enclosed structure at all times and are located on-site and not
visible for the public right-of-way.

Signage

Project signage will be compatible with the commercial and entertainment-oriented uses of the
Project Site and the Project vicinity. The signs include: four identification wall signs along the
Sunset Boulevard frontage; two identification blade signs, one identification canopy sign, one
identification high rise sign, and six identification wall signs along the Wilcox Avenue frontage;
two identification blade signs, one identification high rise sign, and seven identification wall
signs along the Cole Place frontage; and two wall signs along the Alley. The Project’'s Sunset
Boulevard frontage is located within the boundaries of the Hollywood Signage Supplemental
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Use District (Sign District), Ordinance Number 181,340. There are seven signs that are located
within the boundaries of the Signage Supplemental Use District. All signs located within the Sign
District are consistent with the standards set forth in the Signage Supplemental Use District, all
other signs are consistent with LAMC Section 14.4.

12. That any residential project provides recreational and service amenities in order
to improve habitability for the residents and minimize impacts on neighboring
properties.

The Project is a commercial development with no residential uses and therefore, this finding
does not apply. Nevertheless, the Project would include several open space areas, including
landscaped outdoor terraces on the various upper floors. Additionally, the Project is conditioned
to provide both street and on-site trees as well as to provide benches along the street frontages.
The Project would provide 61,449 square feet of open space, of which 12,290 square feet would
be landscaped and 49,159 square feet would be hardscaped. Although open space is not
required for the Project because there are no residential uses proposed, 32,077 square feet of
the provided open space complies with LAMC provisions that would be necessary to qualify as
private open space. Furthermore, in addition to adding new street trees, the Project is
conditioned to provide public benches along Sunset Boulevard, Wilcox Avenue, and Cole Place.

Project Permit Compliance Review Findings for the Hollywood Signage Supplemental
Use District Sign District

The Project Site is partially located within the Hollywood Signage Supplemental Use District,
Ordinance No. 181,340 (Sign District), and therefore, Project signage within the Sign District
area is subject to the regulations identified therein. The Project’'s Sign Program is included on
Sheets 51-58 of the design plans (Exhibit A). The Sign District states that when certain sign
types are proposed on a building within the Sign District, Project Permit Compliance approval is
required pursuant to Sections 6.C and 6.G of the Sign District Ordinance. The Sign Program
includes signs that require Project Permit Compliance Review approval (wall signs larger than
75 square feet), and therefore, pursuant to Section 6.G of the Sign District Ordinance, the
following findings must be made by the decision-maker for Project Permit Compliance approval:

13. For signage propose on Historic Cultural Monuments, Historic Buildings or
buildings identified in a historic survey established by the Director or the CRA, the
Cultural Heritage Commission has found the project to be in conformance with
Article 22.171 of the LAAC.

The Project proposes to demolish existing surface parking lots, retail, and office uses to allow
development of the Project. As set forth in detail in the Environmental Impact Report prepared
for the Project, none of the existing buildings on the Project Site bear any architectural or
historic significance or are listed as a Cultural-Historic Monument by the City and listed in,
determined, or appear to be eligible for listing in the National Register of Historic Places are
determined to be of architectural and/or historic significance. Therefore, no signage is proposed
on historic structures.

14. All existing and proposed signs do not obscure street view of Character Defining
Features of Historic Buildings, Historic signage; the Hollywood Hills and the
Hollywood Sign.

All proposed signs would be located directly upon the building facades. Moreover, as identified
on page IV.B-34 in Section IV.B, Cultural Resources, of the Draft EIR prepared for the Project,
the Project would not cause a substantial adverse change in the significance of historic
resources, and therefore, impacts to historical resources would be less than significant.
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Accordingly, no individual signs would have the capacity to obscure street views of Character
Defining Features of Historic Buildings, Historic signage, the Hollywood Hills, or the Hollywood
Sign.

15. All proposed signage complies with the applicable regulations found in Sections 5
and 7 of this Ordinance.

The Sign Program would comply with the applicable regulations of Sections 5 and 7 of the Sign
District. The Sign Program does not include any of the prohibited signs identified in Section 5.B
of the Sign District. Moreover, the Sign Program does not include any off-site signage on Ledge
Signs, Awning Signs, Monuments Signs, Pedestrian Signs, or Wall Signs pursuant to Sign
District Section 5.D. Furthermore, the Sign Program does not include any digital signs.

The Sign Program would comply with the maximum allowable sign area for the portions of the
Project Site located within the Sign District — Sunset Boulevard has a maximum sign area of 310
square feet (155 linear feet x 2), Wilcox Avenue has a maximum sign area of 340 square feet
(170 linear feet x 2), and Cole Place has a maximum sign area of 340 square feet (170 linear
feet x 2) pursuant to Sign District Section 5.E. Lastly, the Sign Program would comply with the
standards for specific sign types identified in Section 7 of the Sign District as shown on Exhibit A
and discussed below (Section 7.L, Standards for Wall Signs). The table below shows the type,
number, and area of the signs located within the Sign District.

Although allowed under the Sign District, there are no Digital Displays or off-site signage
proposed by the Project.

Signs Located Within the Hollywood Sign District

Street Frontage Sign Type Quantity Dimensions Area Total
Wall Sign Tenant ID 3 10ftx8.75in | 7.3 sf 22 sf
Max area 300sf
Sunset Blvd Wall Sign )
Max area 300sf 1 20 ft x 14 ft-5 in 228 sf 228 sf
310 sf allowed 310 sf
Wall Sign Tenant ID 2 20 ft x 18 in 30 sf 60 sf
Wilcox Ave P Max ared 380-03f
rojecting Sign — 1 3ftx 9 ft 27 sf 54 sf'
Blade Sign
340 sf allowed 60 sf
Wall Sign Tenant ID ;
Max area 300sf 1 20 ft x 18 in 30 sf 30 sf
Cole PI Wall Sign
Max area 300sf 1 20 ft x 15 ft 300 ft 300 sf
340 sf allowed 330 sf

! Projecting Signs — Blade Signs are not counted toward the maximum sign area per Sign District Section 5.E

Sign District Section 5.G Fire Safety: New signs shall be constructed of
noncombustible materials.

The proposed signage would be constructed to the standards of the Los Angeles Fire
Department and the Department of Building and Safety.
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Sign District Section 5.H lllumination: llluminated signs shall be designed, located or
screened so as to minimize direct light sources onto walls of residential units and into
windows of commercial buildings.

The proposed signage would not direct light sources onto any exterior walls of residential units
or into the window of any commercial buildings, in compliance with Section 5.H.

Sign District Section 7.L Standards for Wall Signs:
a. Location:

i. Notwithstanding the provisions of Section 14.4.10 of the Code to the
contrary, no portion of any Wall Sign shall be located above the second
story of the building on which it is placed or higher than 35 feet above
grade as measured vertically, whichever is lower.

ii. A Wall Sign shall not cover the exterior of windows, doors, vents, or other
openings that serve occupants of buildings.

The Wall Signs located along Sunset Boulevard, Wilcox Boulevard, and Cole Place are all
located on the first-floor fagades, and no Wall sign is located higher than 35 feet above grade as
measured vertically. The Wall Signs are located above entry doors and above windows so that
no Wall Sign covers the exterior of windows, doors, vents, or other openings that serve
occupants of buildings. The Project has been conditioned so that Wall Signs be located below
the second level and that they do not cover the windows, doors, vents, or other openings.

b. Area: A single Wall Sign shall not exceed 300 square feet in area.

The Project is allowed a maximum of 300 square feet in area per Wall Sign. There are three (3)
proposed Wall Signs along Sunset Boulevard that are all tenant identification signs. The signs
measure 10 feet by 9 inches, or 7.75 square feet per sign which is less than the otherwise
allowed 300 square feet per sign. There is one (1) additional Wall Sign proposed along Sunset
Boulevard that is 228 feet in area, in compliance with this requirement. There are two (2) Walls
Signs along Wilcox Avenue that are tenant identification signs. The signs are 20 feet by 18
inches, or 30 square feet in area each which is less that the allowed 300 square feet per sign.
There are two (2) Wall Signs proposed along Cole Place. One (1) Wall Sign is a tenant
identification sign that measures 20 feet by 18 inches, or 30 square feet in area. The second
Wall Sign measures 21.5 feet by 14 feet, or 300 square feet in area. Therefore, each sign is
equal to or less than the allowed 300 square feet per sign. The Project is conditioned so that a
Wall Sign shall not be greater than 300 square feet.

16. That the project incorporates mitigations measures, monitoring measures when
necessary, or alternatives identified in the environmental review which would
mitigate the negative environmental effects of the project, to the extent physically
feasible.

As identified on page 1V.B-34 in Section IV.B, Cultural Resources, of the Draft EIR prepared for
the Project, the Project (including the Sign Program) would not cause a substantial adverse
change in the significance of a historic resources, and therefore, impacts to historical resources
would be less than significant. The project-level EIR prepared for the proposed Project has
adequately analyzed all potential environmental impacts of the Project, evaluated potentially
feasible alternatives, and imposed mitigation measures where necessary.
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CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) FINDINGS

The City, as Lead Agency, has evaluated the environmental impacts of the Sunset Wilcox
Project by preparing an environmental impact report (EIR) ENV-2020-1930-EIR (SCH No.
2020120005). The EIR was prepared in compliance with the California Environmental Quality
Act of 1970, Public Resources Code Section 21000 et seq. (CEQA) and the California Code of
Regulations Title 14, Division 6, Chapter 3 (the “CEQA Guidelines”).

The Sunset Wilcox Project, consisting of the Draft EIR and Final EIR, is intended to serve as an
informational document for public agency decision-makers and the general public regarding the
objectives and impacts of the Sunset Wilcox Project (Project), located at 6450-6462 W. Sunset
Boulevard; 1420-1454 N. Wilcox Avenue; 1413-1447 N. Cole Place; and 6503 W. De Longpre
Avenue (Project Site). The Project as analyzed in the EIR, proposes up to 443,418 square feet
of commercial space consisting of 431,032 square feet of office and 12,386 square feet of
ground floor restaurant space, plus an additional 1,800 square feet of ground floor outdoor
dining areas adjacent to the restaurants. The proposed building would include 15 stories and
would measure approximately 275 feet in height. The Project would include three (3) levels of
subterranean parking and at-grade and mezzanine levels, and two (2) above grade levels of
vehicular parking.

The Draft EIR was circulated for a 46-day public comment period beginning on June 16, 2022
and ending on August 1, 2022. A Notice of Completion and Availability (NOC/NOA) was
distributed on June 16, 2022, to all property owners within 500 feet of the Project Site, public
agencies, and interested parties, which informed them of where they could view the document
and how to comment. The Draft EIR was available to the public at the City of Los Angeles,
Department of City Planning, and could be accessed and reviewed by members of the public by
appointment with the Planning Department. Additionally, due to the circumstances created by
the COVID-19 pandemic, copies of the Draft EIR were made available to the public on CD-ROM
or in hard copy upon request to the Department of City Planning at the contact information listed
on the NOC/NOA. A copy of the document was also posted online at https://planning.lacity.org.
Notices were filed with the County Clerk on June 16, 2022.

The Final EIR was then distributed on August 26, 2022. The Advisory Agency certified the EIR
on September 9, 2022 (Certified EIR) in conjunction with the approval of the Project’'s Vesting
Tentative Tract Map (VTT-83088). In connection with the certification of the EIR, the Advisory
Agency adopted CEQA findings and a Mitigation Monitoring Program as a condition of approval.
This decision was appealed and is pending decision by the City Planning Commission
concurrent with the subject case. All mitigation measures in the Mitigation Monitoring Program
are also imposed on the Project through Conditions of Approval of CPC-2020-1929-ZC-HD-
MCUP-SPP-SPR, to mitigate or avoid significant effects of the Project on the environment and
to ensure compliance during implementation of the Project.

NO SUPPLEMENTAL OR SUBSEQUENT REVIEW IS REQUIRED

CEQA and the State CEQA Guidelines (California Code of Regulations, Title 14, Chapter 3,
Sections 15000-15387) allow the City to rely on the previously certified EIR unless a
Subsequent or Supplemental EIR is required. Specifically, CEQA Guidelines Sections 15162
and 15163 require preparation of a Subsequent or Supplemental EIR when an EIR has been
previously certified or a negative declaration has previously been adopted and one or more of
the following circumstances exist:

1) Substantial changes are proposed in the project which will require major revisions of the
previous EIR or negative declaration due to the involvement of new significant
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environmental effects or a substantial increase in the severity of previously identified
significant effects;

2) Substantial changes occur with respect to the circumstances under which the project is
undertaken which will require major revisions of the previous EIR or negative declaration
due to the involvement of new significant environmental effects or a substantial increase in
the severity of previously identified significant effects; or

3) New information of substantial importance, which was not known and could not have been
known with the exercise of reasonable diligence at the time the previous EIR was certified
as complete or the negative declaration was adopted, shows any of the following:

A. The project will have one or more significant effects not discussed in the previous EIR or
negative declaration;

B. Significant effects previously examined will be substantially more severe than shown in
the previous EIR;

C. Mitigation measures or alternatives previously found not to be feasible would in fact be
feasible and would substantially reduce one or more significant effects of the project, but
the project proponents decline to adopt the mitigation measure or alternative; or
Mitigation measures or alternatives which are considerably different from those analyzed
in the previous EIR would substantially reduce one or more significant effects on the
environment, but the project proponents decline to adopt the mitigation measure or
alternative.

None of the above changes or factors has arisen since the approval of the Project. There are no
substantial changes to the Project, and it is substantially the same as the approved project. No
substantial changes have been identified to the surrounding circumstances, and no new
information of substantial importance has been identified since the approval of the Project.
There is no evidence of new or more severe significant impacts, and no new mitigation
measures are required for the project.

Accordingly, there is no basis for changing any of the impact conclusions referenced in the
certified EIR’'s CEQA Findings. Similarly, there is no basis for changing any of the mitigation
measures referenced in the certified EIR’'s CEQA Findings, all of which have been implemented
as part of the conditions of approval. There is no basis for finding that mitigation measures or
alternatives previously rejected as infeasible are instead feasible. There is also no reason to
change the determination that the overriding considerations referenced in the certified EIR’s
CEQA Findings, and each of them considered independently, continue to override the
significant and unavoidable impacts of the Project.

Therefore, as the Project was assessed in the previously certified EIR, and pursuant to CEQA
Guidelines Section 15162, no supplement or subsequent EIR or subsequent mitigated negative
declaration is required, as the whole of the administrative record demonstrates that no major
revisions to the EIR are necessary due to the involvement of new significant environmental
effects or a substantial increase in the severity of a previously identified significant effect
resulting from changes to the project, changes to circumstances, or the existence of new
information. In addition, no addendum is required, as no changes or additions to the EIR are
necessary pursuant to CEQA Guidelines Section 15164.
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RECORD OF PROCEEDINGS

The record of proceedings for the decision includes the Record of Proceedings for the original
CEQA Findings, including all items included in the case files, as well as all written and oral
information submitted at the hearings on this matter. The documents and other materials that
constitute the record of proceedings on which the City of Los Angeles’ CEQA Findings are
based are located at the Department of City Planning, 221 N. Figueroa Street, Suite 1350, Los
Angeles, CA 90021. This information is provided in compliance with CEQA Section
21081.6(a)(2).

In addition, copies of the Draft EIR, Final EIR, and Erratum, are available on the Department of
City Planning’s website at https://planning.lacity.org/development-services/eir (to locate the
documents, search for the environmental case number). Due to government facility closures as
a result of the COVID-19 crisis, the Draft and Final EIR documents were made available at local
public libraries. Consistent with state emergency orders, the public was notified of an ability to
call or email the City for alternative modes to access the documents or to schedule an
appointment to review the documents at the City of Los Angeles, Department of City Planning,
221 North Figueroa Street, Suite 1450, Los Angeles, CA 90012, during office hours Monday -
Friday, 9:00 a.m. — 4:00 p.m.
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